LUMPKIN COUNTY
COMPREHENSIVE PLAN LAND USE ELEMENT

LAND USE ELEMENT
Introduction
Land, and the uses to which it is put, constitute the base scale on which all other aspects of development are
founded. Land use and development patterns establish the foundation for the Comprehensive Plan.
Consequently, the principal objective of this Land Use Plan Amendment is to determine the most suitable and

efficient use of the land and the pattern in which these uses will occur.

The integration of existing development patterns, growth trends and the analysis of land development capacity
(the ability of the land resource to support development), the interpretation of the County’s vision, guiding

principles and goals and objectives were the underlying tenants of this Future Land Use Plan.

The majority of existing land use in the county is low-density single-family housing and
agricultural/conservation (National Forest) land. Commercia and industrial uses are clustered within and
around the City of Dahlonega and along major road corridors. Although the county will experience substantial
growth in the future, it is expected that low-density single-family residential and existing
agricultural/conservation land will continue to be predominate land uses of the future throughout the county.
Non-residential uses are proposed within village centers, gateway and industrial workplace corridors to support

the future residential growth.

The continuous residential development that the county has experienced has had a tremendous impact on
existing agricultural uses, infrastructure, public services and sensitive environmental areas. Of primary concern

isthe lack of a public sewerage system and the subsequent reliance on septic systems.

As the metropolitan Atlanta region continues to expand and more people flee urban growth pressures, Lumpkin
and its surrounding counties will continue to see a greater influx of residents. This land use plan does not
propose to alter the predominance of single-family residential development, but merely seeks to guide this
development in a comprehensive and logical manner that respects natural resources, coordinates infrastructure,
and promotes retail and employment opportunities to adequately serve this new growth in appropriate locations.

Although Lumpkin County is expected to remain low-density, a greater emphasis will need to be placed on
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varied housing types, commercial services to support forecasted population, and an emphasis on industrial and

office growth in order to develop a more evenly balanced economy.

B Historic Patternsof Growth

The area that is now Lumpkin County was part of the Cherokee Nation. White settlement in the area was sparse
before the 1820s, but a few settlers arrived as early as 1810. The discovery of gold around 1828 led to the
County’s first major gold rush. In 1830, Georgia claimed ownership of the Cherokee lands and called it
Cherokee County. In 1832, the State further divided this areainto 10 counties, Lumpkin being one. Auraria, one
of the first settlements within the county developed in response to the gold rush. It is believed that early in its
existence, Auraria may have had several thousand residents, which decreased significantly by the 1850s.
Dahlonega, located five miles north of Auraria, was established as the permanent county seat in 1833. The peak

of gold mining activitiesin Lumpkin County was from 1829 to 1840.

Historically agriculture has been a major land use within Lumpkin County, however, over the last decade the
number and size of farms has decreased. In 1982, agriculture represented approximately 16% of total county
land area. Currently the total land constituted by farmland is approximately 13.9%. As with most rural counties
located in the north Georgia mountain region, growth and development is a mixture of low density residential,
agriculture, and scattered commercial located along major transportation corridors. High-density areas and
clustered development are located in the City of Dahlonega (where water and sewer are available) and at

historic crossroads.

B [ and Use Categoriesand Growth Patterns

An inventory and analysis of existing land use was conducted to establish the type, spatial distribution and
intensity of development within the county. Inventoried parcels were classified by primary use and transferred
to a map depicting existing land use. The County’s current comprehensive plan divided the county into 15
planning areas. Initial land use planning utilized these planning areas a base to establish existing land use

patterns and potential trends. These existing land use planning districts were based on voting district and not
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any specific land use planning rational. Therefore, the county has determined that these planning areas be
eliminated as a land use planning tool in this current Land Use Planning Amendment. These same planning
areas have been used to describe existing land uses. A full listing of land uses by planning area is attached as

Appendix C.

For planning purposes, land uses are identified under the categories and grouped by major category in
accordance with State DCA guidelines. These categories are used on the Existing Land Use map and form the

basis of the Future Land Use Map Plan.

Agricultureand Forestry

Defined: Land being actively farmed, including crop cultivation or livestock operations, or
set-aside for timber management as an agricultural pursuit. Residences consisting of individual houses

or manufactured homes, commonly on individual lots at very low densities.

Active farmland and the rural character are major characteristics of Lumpkin County. Types of agricultural uses
can be categorized into three areas: intensive farming, rural areas with small farms and a transitional area that

has maintained its rural character, while at the same time is making the transition to a more residential area.

Agriculture is scattered throughout Lumpkin County, with un-even distribution. There is no agriculture in either
the Dahlonega or Martins Ford Planning Areas. As would be expected, areas suthgigower andDavis,

with extreme topography contain little scattered agricultuhestatee, mostly within the Chattahoochee
National Forest, has very scattered agricultiregtown also contains rural scattered agricult@eumby, the

most vacant area in Lumpkin, has little scattered agriculture throughout. Planning areas which contain specific
locations of agriculture ard2orter Springs — northern portion only; Shoal Creek — eastern and southeastern

portions; Auraria— forested agriculture limited to Ben Higgins and Auraria Roads area. Planning Areas, which

contain mostly protected areas, are Nimblewill, with agriculture in westernmost portion north of State Route

52; Cane Creek — very low-density agriculture in southern portion; and Yahoola with low density agriculture

also in the southern portion. Major agriculture exists within Mill Creek and Wahoo planning areas
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Scattered suburban development has caused a multitude of problems, including inconsistent county services and
infrastructure, negative impacts to the rural character and natural resources of the county, and incompatible land
uses with existing farms. Although a measure of protection has been given agricultural uses within the county,
the current trend is the conversion of farmland into residential uses as development pressures continue and land
prices (and taxes) continue to rise. The County has taken additional measures to protect its "rural" character by
developing the agricultural preservation character area that discourages incompatible uses (primarily residential

subdivisions) and requiring “second in” usesto provide adequate buffers.

Residential

Defined: Land devoted to permanent living accommodations, including lots containing
houses or manufactured homes, housing subdivision developments, and buildings containing multiple

housing units attached horizontally (such as duplexes or town homes) or vertically (like apartments).

Residential uses vary greatly among the Planning Areas. While concentrated areas of housing do exist, it is of
note that most residential development is scattered throughout the county, and is often located on individual
lots. This patterning is usually located along roadways and at intersections. Single-family residential growth
has been the strongest area of new development with the majority occurring in classic suburban subdivisions.
Single-family development, including stick built and manufactured homes has accounted for the mgjority of
new growth in Lumpkin County during the last thirty years. The second home market continues to growth
especially around the Frogtown area. New homes and subdivisions continue to spread out into the rural areas of
the County. Because of a lack of sewer in the unincorporated area, densities have remained low and sprawled

across the county.

Multi-family and other types of housing products such as duplexes, townhouses and condominiums have been
slow to come to Lumpkin County, with most developments concentrated around Dahlonega. Due to sewerage
limitations, this trend is seen to continue, with the exception of some limited housing types in master planned

developments and mixed use villages.
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Areas of very low-density residential use are primarily located in the northernmost area of the County. These
planning districts include Nimblewill, Hightower, Cane Creek and Yahoola. Low-density residential use is
found within Chestatee, Frogtown, Porter Springs, Crumby, Wahoo, and Davis planning areas. The remaining
Planning AreaPDahlonega, contains the highest density of development within the County. Medium densities
for the County are to be found 8hoal Creek, Auraria, andMill Creek inits southern area. Chestatee has
significant single-family development in the southern area. Frogtown demonstrates significant subdivision

growth and 2" family housing developed along the Chestatee River.

Manufactured home structures are scattered throughout the County, on both individual lots and within
subdivisions. Current estimates indicate that at least 30% of the current housing stock consists of manufactured

housing.

Areas of low mobile home densities on scattered individual lots include Nimblewill, Hightower, Yahoola,
Chestatee, Porter Springs, Crumby, Wahoo, and Shoal Creek along Grindle Brothers Road, Frogtown,
especially along Soapstone Road, Roy Grindle Road and Grindle Bridge Road, and Auraria along Cain Bridge

Road. Dahlonega continues to have mobile homes placed within existing locations.

Higher concentrations and manufactured home subdivisions and parks exist in the following locations: in
Wahoo in the Stonehenge subdivision at State Route 115 and Charlie Lumpkin Road; and east of State Route
115 near Jeff Sullens Road and Mt. Olive Church Road, in the southern area and along the eastside of Long
Branch Road, Martins Ford Road, Mill Hill Road, and Floyd Sullens Road in Martins Ford, a small mobile
home park along Castleberry Bridge Road. Cane Creek has mobile homes along Black Mountain and Wahsega

Roads.

Portions of State Route 60 in Martins Ford and a development in the southern section of Mill Creek are

proposed for mobile home developments.

Housing growth within the county is expected to remain strong due to the county's status of a "bedroom"
community to the Atlanta metro area. Although the county will see higher densities within some of its activity

nodes that are currently or are proposed to be serviced by water and sewer, the mgjority of new and existing
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residential development will continue to be single-family residential. As land prices continue to increase, the

county should see a reduction in the percentage of manufactured housing.

Commercial

Defined: Commercial developments occupied by establishments that offer goods or
merchandise for sale or rent (retail), or provide a service. Offices and professional services such as
medical or engineering offices, real estate offices and insurance agencies are part of this category. Such
uses include stores, shopping centers, hotels, restaurants, gasoline stations, automobile body shops,
physical fithess centers, markets, building supply centers, administrative operations and corporate

offices.

Commercial growth has been a function of automobile accessibility, with the largest concentrations outside the
City of Dahlonega are located at major thoroughfare intersections and along the established commercial
corridors. Small-scale stores and neighborhood commercial is scattered throughout the county at historic
crossroad junctions. Unfortunately, much of the earliest commercial development in the county occurred in the
form of ubiquitous strip centers, fast food restaurants and gas stations that sprawl along major arterial roads.
Commercial development within Lumpkin County consists of both sales and service uses. Tourist related
commercial, such as gift shops, rustic furniture, restaurants and recreational activities are a large portion of the
County’s economic profile. As Lumpkin County continues to grow, commercial services will follow the

residential population.

Another commercial product throughout Lumpkin County is what has been termed “cottage industries.” These
commercial enterprises are small business located within someone’s home or on their property within an
accessory building. A variety of uses from small retail outlets (quilts) to services (car repair) to craftsmanship
(cabinet and furniture makers) are included under this designation. Although most existing businesses do not
pose any problems, several accessory businesses are larger than the residential use, or are considered industrial
in nature. The County values these entrepreneurial businesses and residents feel that they add to the overal

fabric and character of the community. The Land Use Code takes this unique form of commercia development

217



LUMPKIN COUNTY
COMPREHENSIVE PLAN LAND USE ELEMENT

into consideration, allowing a great deal of leeway. The Land Use Code also recognizes that sometimes a
“cottage industry” has grown into a full-fledged commercial business. Development standards address potential

non-conformity between land uses.

The County encourages commercial development with a “village” setting, or along specific major corridors.
Two different village nodes have been development: neighborhood and community, and are based on the type
of commercial and the geographic service area. Larger type uses that are regional in scope are encouraged
within a Commerce Corridor or within the Gateway Corridor. All villages and corridors, especially the Gateway
Corridor (GA 400 and 60) have been developed to addressed site considerations and aesthetics. The Future
Land Use Map was developed looking at historic crossroads areas of commercial development and available

infrastructure.

The Dahlonega Planning Area is the main commercial node of the County. Its historic downtown provides an
extensive mix of uses. Other commercia activity nodes include U.S. Highway 19 Business at Cavender Creek

Road and State Route 52 at Town Creek Church.

Existing commercia nodes:

*  Neighborhood
® Frogtown Planning Areas — Garnett Bridge and Shoffret Road
® Porter Springs Planning Area— Cavender Creek Road with Rail Hill Road and Porter Springs.

® Dahlonega Planning Area— Highway 19B, US 19/Cavendaer Creek, SR 52 at Town Creek Church
Road

® AurariaPlanning Area— intersection of Auraria Road and Castleberry Bridge Road.
¢ Regional Commercial/Highway Orientation

® US Highway 19 — strip commercia north of Dahlonega along 60 to Oak Grove Road to
intersection of SR 60 and Camp Wahsega Road.

® South of the City along US Highway 19, SR 52, US 19 and Business 60.

Scattered commercia uses along existing roadways can be found in Nimblewill, Frogtown, Wahoo,
Hightower, and Y ahoola, along Wahsega Road between Black Mountain Road and State Route 9, along State

Route 60 between Georgia 400 and Red Oak Flats Road, fronting Georgia 400 and Whelchel Road.

218



LUMPKIN COUNTY

COMPREHENSIVE PLAN LAND USE ELEMENT
Industrial
Defined: Land dedicated to manufacturing facilities, processing plants, factories, warehousing

and wholesale trade facilities or similar uses.

Industrial use areas within Lumpkin County are limited. Industrial uses in the county primarily consist of light
industrial developments, industrial business parks, wholesale and distribution uses, which have capitalized on

the county’s valuable attributes of available land and accessibility.

Cane Creek has limited industrial areas, including the Lumpkin County Airport. D&donega Planning area
has the potential for infill development contained within the strip north of the City along U.S. Highway 19

Business, and within the newly developed Lumpkin County Industrial Park off of Georgia 400.

Attracting industrial land uses is favorable in Lumpkin County. Lumpkin County is serviced by ALLTEL
Fibers: This will be an important growth determinant in attracting new economic providers to the County. Its
uses will range from medical, educational, and industrial applications, to development of home office facilities.
As part of Georgid's integrated electrical transmission system, Lumpkin has excellent ability to supply
industrial demands. Compared to 47% of the U.S., coal comprises 84% of fuels used by the State’s power
generating plants. This assures long- term continuity. Georgia Natural Gas is available in industrial quantities

on an interruptible basis. Because of direct access to regional transportation, these areas will continue to grow

asthe need for increased employment opportunities increases.
Current industrial locations include;

e Industrial Nodes
® Frogtown Planning Area— Garnett Bridge Road opposite Three Sons Road
® Dahlonega Planning Area— Cavender Creek just east of US 19.

Transportation, Communication and Utilities
Defined: This category includes such uses as power generation plants, railroad facilities, radio

towers, public transit stations, telephone switching stations, streets and highways.

In Lumpkin County, uses classified in this category almost exclusively consist of streets, highways and the

railroad tracks, along with cell towers, utility substations and power plants.
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Public I nstitutional
Defined: State, federal or local government uses, and quasi-public institutions. Governmental
uses include County administration buildings and the Courthouse, fire stations, libraries, post offices

and public schools (but not parks). Institutional uses include churches, cemeteries and other private
non-profit uses.

Public and institutional uses are typically not concentrated in specific locales. The majority of public and
institutional uses in Lumpkin County are located within the County Seat of Dahlonega. Facilities that are
publicly owned, but would be classified more accurately in another land use category, are not included in this
category. For example, publicly owned parks and/or recreation facilities are placed in the Parks/Recreation/
Conservation category, and general office buildings containing government offices are placed in a commercial

category.

Parks Recreation Conservation
Defined: Land dedicated to active or passive recreational uses, natural resources conservation or
reserved open space. These lands may be either publicly or privately owned and may include

playgrounds, public parks, nature preserves, interpretative areas, wildlife management areas, national
forests, golf courses, sports fields, recreation centers, or areas held in their natural state.

There are a total of 374 acres of public parkland within Lumpkin County, including Blackburn Park, Lumpkin
County Park and Corps Lake Lanier property. In addition, Lumpkin County contains vast tracts of the
Chattahoochee National Forest in the upper three-quarters of the county. Designated scenic turnoffs along
certain roads offer majestic views of the national forest. The U.S. Forest Service provides protection of many of

the most significant “viewsheds.” National parks and recreational areasinclude:

® Chestatee Wildlife Management Area
® Blue Ridge Wildlife Management Area
® Desoto Fals National Forest
® Dockery Lake
® Waters Creek
® Woody Gap
Undeveloped
Defined: Land not developed or not being used for a specific purpose, and lands where

development has been abandoned or where deteriorated, vacant buildings are located. This category
includes woodlands or pastureland (not in agricultural crop, livestock or commercial timber
production), and undeveloped portions of residential subdivisions and industrial parks, water bodies
(lakes, rivers etc.) and the locations of structures that have been vacant for some time.
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Undeveloped lands are located throughout the county, but tend to predominate around areas adjacent to
agricultural or residential uses. Other undeveloped land lies primarily within environmentally sensitive areas,

such as steep slopes and floodplain.
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Existing Land Use Patterns

The following is a breakdown of existing land uses within the county’s previous land use planning element of
its comprehensive plan. As stated earlier, the county has chosen not to utilize these planning areas as the
planning basis for this Land Use Plan Amendment. The following planning area breakdowns are given as

background information and illustration purposes only.

B Chestatee Planning Area—Northern Most Section

® Majority Chattahoochee National Forrest

® Active agriculture adjacent to John Crow and Jim Anderson Roads

® Scattered SF in southern portion (average density?)

® Residential development along Hester Gap Road with a subdivision on the east side of SR60 and
Cedar Mt. Road

® Elmer Cain Road

® Few Mobile homes

® Small-scale commercial - U.S. 129/John Crow Rd.

® Restaurant at Turners Corner

® Campground restaurant and store 1 mile north of Turner’s corner on the east side of U.S. 129

® Natural Resources:

® Waters Creek
® Boggs Creek
® Dockery Lake

B Frogtown Planning Area

Rural single family and agriculture

Subdivision adjacent to Chestatee River aong Horseshoe Bend Road and Rivermist Drive
Single Mobile homes adjacent to Soapstone, Grindle and Grindle Bridge Road

Vacant commercia fronting Garnett road

Convenient store & feed mill @ Garnett Bridge and Shoffret Road

Industrial South of Garnett Bridge Road opposite Three Sons Road

CECRCRCNCNT)

B Porter SpringsPlanning Area

Northern 2/3 rds Chattahoochee National Forrest

Rural mix of scattered single family, mobile homes and agricultural

More density developed residential along north and south sides of Cavender Creek, individual
mobile homes

Mobile Home Park at Cavender Creek between Esborn Seabolt Road and Porter Springs Road
Commercial and industrial uses along Cavender Creek

e 006
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® Carburetor shop on McDonald Road
® Expansion of commerciatintersection of Cavender Creek Road with Rail Hill Road and Porter

Springs.
B Dahlonega Planning Area

US Highway Business 19—strip commercial north of Dahlonega along Hwy 60 to Oak Grove
Road to intersection of SR 60 and Camp Wahsega Road

South of the city along US Highway 19, SR 52, US 19, SR 52, US19, Bus/60—Scattered
Commercial

Established SF Neighborhoods along Anderson Drive, Creek Valley Road and Owens Road North
of City

Establish SF Neighborhood along Deer Run and Calhoun Road

New Suburban Single Family Gilbreath Way and North of Oak Grove Road along Alex Martin
Road

Single lot SF along Hwy 19 Bus and Oak Grove Road

More density in north section

MHP North of the city, west of US Hwy, 19 Business

Continued development northern half

Infill commercial

Commercial nodes at Hwy 19B US 19/Cavender Creek SR 52 at Town Creek Church

Anticipated industrial along Cavender Creek just east of US 19—L.ight industrial

Level tope, good access to Dahlonega

Potential denser development close to GA 400 and the Dahlonega South and West Connector

OO 0 © © e

B Crumby Planning Area

Primarily vacant and undevel oped
Scattered low density single family on Cavender Creek Road and Rock house
Limited agriculture and scattered mobile home
Commercial Development: county stores, body shop along Cavender Creek Campground end of
Hidden Valley Road
Mobile Home Town Creek Road, concentration eastern portion of Homer Edge Road
Northern low density single family and agriculture
®  Single Family along Cavender Creek and Copper Mines Road
® River Front lots South of Cavender Creek Road

e 006

B Shoal Creek Planning Area

Western portion—scattered single family along Blue Ridge View road, Pecks Mill Road
Mobile Home Concentration along Buckwood Circle
Central Subdivisions between Longbranch Road Extension Copper Mines Road and Grindle
Brothers Road, Longbranch Road south of SR 52.
Scattered Mobile Home along Grindle Brother Road
East—Commercia development on SR 115 Convenience stores and auto shops
® Industrial and Junkyards
® Rura agriculture and low density single family

e 006

B Wahoo Planning Area

® Agriculture and very low density single family
® Stonehenge mobile home subdivision and Camelot Subdivision along SR 115
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Martins Ford Planning Area

Sparsely developed in the north and more densely developed in the south near Hall County
Scattered mobile homes on east side of Longbranch Road

Mainly subdivisions along SR 60 and 400, Chestatee River

SR 60 east of 400, along 7 Mile Hill Road, MastFord Road and Floyd Sullen’s Road—single
family and mobile homes

Subdivisionsin southern most portions.

©@ 006

Auraria Planning Area

Historic in nature—first community in Lumpkin County

Diversity in land uses

Single Family residential development in the northwest section—Burnt Stand Road

MH and SF along Cain Bridge Road, Blackburn Road

MH subdivision south of Burnt Stand Road

Farming operations along Ben Higgins Road and Auraria Road (Forested)

Limited commercial development primarily along Auraria Road and scattered locations. Limited
commercial along GA 400 corridor: Bill Elliot Ford, retail commercial complex

Lumpkin County Industrial Park southeast corner of GA 400 and Lumpkin County Parkway.
Poly Portables at the intersection of Ben Higgins Road and SR 9/52

Single Family residential development along Lake Lanier

Proposed commercial along Whelchel Road

Activity node recommended at the intersection of Auraria Road and Castelberry Bridge Road

ill Creek Planning Area

Sparsely developed, rural section

Development node at State Route 9 and Mill Creek Church Road—single family, mobile homes
and limited commercial uses

Agricultura—Rider Road, the end of Arrendal Road and the southern portion of the planning area
west of State Route 9.

Timber—harvesting along Little Mountain Road

Mobile Homes on individual lots and small mobile home park are located along Castleberry
Bridge Road.

Mobile homes along the east side of John Perry Road.

Proposed land use as very low density of agriculture, forestry and residences in north and
northwest; development of Rider Road for agricultural use. Mixed single-family and mobile home
development for southern section. Limited commercial near State Route 9 and Mill Creek Church
Road.

PO 00 © 00 = PP O

Davis Planning Area

Small and densely developed. Rural but rapidly surbanizing.

Mix of agricultural, with single family, mobile homes and home businesses, along with
neighborhood commercial.

Northwestern portion of Planning Area within Chattahoochee National Forest. Small agricultural
inthis area.

Limited commercial aong State Routes 9 and 52.

Future: Limited commercial proposed for State Routes 9 and 52. There are no future industrial
land use plans.

e o 06
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B Nimblewill Planning Area

Largest Planning Area within Lumpkin County. Entire area within Chattahoochee National Forest
proclamation area and Blue Ridge Wildlife Management Area.

Only exception to abowve South of State Route 52.

Undeveloped with low density of agriculture and single family residential.

Westernmost area of north of State Route 52 with significant low-density farm structure, mobile

homes and single family residential.

No industrial.

Thriving resort and conference centers; country stores on State Route 52.

Proposed as parks, recreation, open space; rural agriculture and low density residential.

e 006 ©

B Hightower Planning Area

Most remote and undeveloped areain Lumpkin County — extreme topography.

Lake Nimblewill substantial portion of area.

Most development along Wahsega Road — low-density rural mixture land use.

Camp Wahsega and Frank Merrill Army Ranger Camp — two significant public — semi public
areas.

Proposed to remain forest, rural agriculture and very low density residential.

©@ 006

B CaneCreek Planning Area

Extends throughout northern one-half of County in north/south direction.

Northern portion in Chattahoochee National Forest.

Denser rural development along Black Mountain and Wahsega Roads.

Lumpkin County Airport located south-central portion.

Significant industrial and commercial development along Wahsega road, between Black Mountain
Road and State Route 9.

Significant agriculture between Wahsega Road and Chattahoochee National Forest.

Future proposal calls for parks, open space and recreational areas for northern portion; low-density
single family residential and mobile homes; some agriculture in southern-most portion.

O 00O

B Yahoola Planning Area

Northern two-thirds of Y ahoola lies inside Chattahoochee National Forest.

Southern one-half contains development, which islow density rural.

Main road is State Route 9 along eastern boundary.

Proposed land use is for some scattered residential and commercial; remainder to contain parks,
residential along with low-density agriculture.

CECNCR®)
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Influences on Future Development
To promote quality growth and development within the county, a "focused growth model" of land use planning

has been used. This land use planning model incorporates the following principals:

» Lower densities in areas of environmentally sensitive lands and areas not served by public infrastructure;

» Higher densities in strategic locations that provide access, public services and public infrastructure;

e Strategically located water and sewer services that take advantage of economic growth areas;

« Integrated land uses that help direct market forces that provide greater accessibility in linked locations; and

« Mixed use and master planned developments that integrate various housing types, and commercial and
office development within village centers;

u Land Use and Infrastructure Patterns

The continuous residential development without proper land use management throughout the county during the
past twenty years has had a tremendous impact on infrastructure and public services. Of primary concern is the
lack of water and sewerage in many portions of the unincorporated areas of the county and the subsequent
reliance on septic systems. Much of the soils throughout Lumpkin County pose severe limitations to dwelling
foundations and septic tank development. Approximately 39,430 acres or 21.2% of the county land area, have
soils that pose slight to moderate limitations on dwelling foundations and septic tank utilization. Areas of
unsuitable soils should remain low density in nature unless the County develops a public water and sewer
system. Therefore, this land use plan proposes that growth and density be concentrated in areas of the county,
which are served or are easily accessed by existing systems, and therefore leaving the rural unsewered areas in a

lower density use.

Water & Sewer

While sewer and water serve the urbanized portion of the City of Dahlonega, the majority of the unincorporated
County does not have service. Public water within Dahlonega is supplied from Yahoola Creek & Barlow

Springs, which has a plant capacity of 1,400,000 gpd. Average consumption is 765,000 gpd. The sewerage plant

capacity is 720,000 gpd, with an average plat load of 400,000 gpd at the primary treatment plant. Several
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private water and/or sewerage plants are located throughout the county. Greater scrutiny and county-based

standards should be developed to evaluate private systems to prevent future problems.
Lack of water and sewer has the potential of affecting land use as follows:

» Lack of public water severely limits county wide firefighting capacity and results in increased fire
insurance rates

* The use of on-site septic tanks as a means of waste disposal may not be adequate in the long-term, will
continue to limit density and may have health and environmental concerns in the future.

e Potential limitations on any efforts to attract large manufacturing and industrial development and multi-
family development.

Limited potential exists for the pansion and extension of the City of Dahlonega's facility to serve portions of

unincorporated Lumpkin County, as the County looks at future growth plans.

Transportation

The state road system comprises 18.3% of the total road system in Lumpkin County. The County primarily
repairs and paves county roads, while the majority of road improvements (widenings, extensions, intersection
improvements) are completed by the State. The most heavily traveled routes in Lumpkin County include State
Route 60, GA. 400, State Route 52, East Dahlonega Connector, State Route 115 and U.S. Highway 19. The

majority of traffic congestion encountered is within the City of Dahlonega.

As part of the 10" year update the County will take a closer look at transportation facilities and develop a 10
year Transportation Improvement Plan. Although this more in-depth transportation information was not
available during this amendment, the County has taken a preliminary look at what types of roads should
primarily serve non-residential development during the Future Land Use Map planning stage. If the County
finds that major changes are planned during the 10" year update and transportation study that would affect the

Future Land Use Map, the County would revise the map at that time.

Municipal Services

The County provides fire services throughout the County. There are currently two stations: headquarters
downtown and secondary station located along SR 115/SR 52. Fire insurance classification 7 within city. The

county also provides countywide police protection. Health care is provided by the Lumpkin County Health
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Center, a 52-bed hospital and through other private medical providers. Capital facility plans, including current
capacity, level of service and future demand will be developed during the 10 year update to the Comprehensive

Plan in 2004. The FLUM will assist in the location of these facilities.

B Environmentally Sensitive Areas

A wealth of natural resources are found in Lumpkin County and warrant special attention during the update of
the Future Land Use Plan. A balance between the natural and built environment should be maintained in order
to enhance and protect the quality of life for Lumpkin County residents. The County is rich in cultural history,
historic buildings and rural character, which contribute to a vibrant tourism industry. Following is a highlight of

the variety of sensitive areas within the County:

* A Major portion of Lumpkin County is located within the Chattahoochee National Forest. Although
private ownership within the Chattahoochee National Forest exists, for the most part this area cannot be
developed.

e There are several scenic view corridors that should be enhanced with roadside parks, including: Chestatee
River along Highway 60 north of 400, and Northwest of the Highway 60 Bridge across the Chestatee River.

¢« Wetlands: Lumpkin County contains one of three determinants for potential wetlaHgidric” soils. Of
this category, Lumpkin contains four hydric soils throughout the county. Known wetlands are identified in
the future land use plan and are designated to remain as open space.

»  Watershed: Cited as “small” by DNR standards, the narrow watershed extends from northernmost Lumpkin
to the northern city limits of Dahlonega. Currently addressed by Yahoola Creek and Ward Creek
Watershed Protection Plan.

* River Protection: Chestatee River at terminus with Y ahoola Creek meets protected river status. The length
of the river portion, falling under the Lumpkin County River Protection Plans runs 7.5 miles between
Y ahoola Creek and Lake Lanier. State buffers of 100 feet are required along these banks. Currently the
majority of the property adjacent to the river is either undeveloped or developed with a single-family
dwelling. The continued enforcement of the Protected River Status will ensure that required buffers remain
in the future.

¢ Protected Mountains: Limited to mountains with elevation of 2200 feet or higher. Less than 280 acres of
private property in Lumpkin County is classified as protected mountain. The County should consider
adopting Mountain Protection for areas with elevations of less than 2200°, which are dated for
development. The Land Use Code attempts to address this by giving development great flexibility for

topography.

» The vast mgority of land areas in the county have soils, which pose severe limitations to dwelling
foundations and septic tank development. Approximately 39,430 acres, or 21.2% of the total County land
area, have dight to moderate limitations on dwelling foundations and septic tank utilization. Unsuitable
soils should remain low density in nature unless the County develops a public water and sewer system or
approved community systems.
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e Historic resources should be protected and enhanced whenever possible. Rural resources include many
barns and outbuildings, remains of old gristmills and old bridges. The greatest majority of historic buildings
are residential structures.

Land Development Practices and Soil and Erosion Control

Environmentally sensitive land development practices as outlined in the Land Use Code will assure that best
management practices and sensitivity are applied to land development practices within the county. Cropland
erosion accounts for about 38% and pasture and range erosion about 26% of sediment that reach the nations
waters each year. Regulations regarding development within floodplains, strong soil and erosion control
measures and enforcement and the discouragement of clear cutting within the county were developed to protect
sensitive resources. The County should continue to assist and encourage voluntary compliance with agricultural

and forestry Best Management Practices.

B L and UseFactors

Incompatible Land Use Relationships

Because of the lack of land use controls within the County, land use of various types have been scattered
throughout the County. Lack of defined areas for residential, commercial and industrial uses without buffer or
landscape standards has caused visual incompatibility and incompatible land use relationships between non-
residential, residential property and agricultural properties. Poor designs, such as metal buildings, clear-cut
properties and garish signs have contributed to the blight in several areas of the county. Businesses that were
once classified at “cottage” industries have grown into large scaled commercial businesses without any
restrictions or regard for infrastructure. Large scaled scattered commercial and industrial development within a

residence or accessory building, specifically highway oriented business such as auto sales, service and repair,
contractor’s establishments, and other similar uses have negatively impacted residential uses. Included among

identified conflicts are lack of coordination between infrastructure and land use, improper buffering between

uses, the generation of large volumes of traffic and nuisance characteristics such as noise and odors.

Following are some specific incompatibilities, which have been identified:

¢ Nuisance land uses: Commercial uses industrial in character, such as junkyards and auto body shops have
been devel oped throughout the County next to and within close proximity of residential uses.
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e In the more rural areas of the County, there are several examples of agricultural and residential
development incompatibility.

¢ Uncontrolled growth has had negative impacts on historic and natural resources especially along GA 400
and other major transportation corridors.

* Most residents feel that the County is being overrun with manufactured housing. Lack of design guidelines
and standards has caused some residents in established stick built housing to feel threatened by the
proximity of these structures to their subdivisions or individual lots.

Land Resourcesfor Future Development

Vacant or underutilized land is scattered throughout Lumpkin County allowing plentifully land resources in
each character area to meet the residential, commercial and employment needs of the county far into the future.
As the county continues to grow, land resource availability will be continuously monitored to assure proper

infrastructure planning and distribution of land use types to meet a growing population.

Outlook for Development

Lumpkin County looks to the future with optimism but should be cautious in guiding development.
Development opportunities outweigh constraints by a comfortable margin, although care must be taken on the
types of development that county attracts and where this development should be located. The current
development trend of residential growth spreading throughout the rural areas and commercial strip development
along major road corridors will promote sprawl and an infrastructure system unable to meet the demands of
county residents and businesses. Proactive steps are necessary to guide growth to appropriate locations and
densities within the County. The following discussion summarizes opportunities for future development within
Lumpkin County and identifies potential constraints and concerns that emerged from the public participation

process.
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FuturelLand Use

B [ntroduction

The intent of the Land Use Element is to identify the most desirable pattern of land use in Lumpkin County.
The Future Land Use Map is a representation of the Comprehensive Plans goals and polices, adopted plans,
and, to a great extent, current development patterns and trends. The map shows the location of character areas
while this LUPA identifies policies regarding these areas as a way to guide future growth in the county.

The development of the Future Land Use Map is based on the following:

® Ensure that future land use and development decisions are consistent with long range planning
goals and policies and that such decisions promote social and economic well-being;

® Implement a land use plan that articulates a physical policy for a compact development pattern,
preserves the rural character as much as possible, protects active agricultural uses and assures the
availability of infrastructure concurrent with development;

® Designate sufficient acreage for residential, commercial and industrial uses as required to serve
projected future residents and employees within the county;

® Encourage and promote clean, high tech industrial development that strengthens the economic
base of the community and minimizes air and water pollution;

® Promote development that is pedestrian-oriented, community centered and minimizes vehicular
trips; and

® Coordinate density and infrastructure patterns.
B [nterpretation
The Land Use Plan Amendment is developed with the concept that the Future Land Use Map and the text are to

be used as an integrated whole, with the map being a graphic representation of the text.

Interpretation of the Future Land Use Map is a process, which rests on the goals and policies expressed in the
text. The land use designations on the map, both in terms of overall definition and intensity of land use types,
require that policies and intent statements regulating the development and location of each land use type be

evaluated and applied in the process of plan implementation.

B [ and Use Management--The Lumpkin County Approach
Lumpkin County choose a land use management tool that utilizes a single map for planning and land use
regulation, rather than separate maps for the future land use plan and land use code map. The key is to link the

Future Land Use Map directly to the land use regulation by creating land use plan categories that are more
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descriptive of the actual desired character of development (i.e., agricultural preservation, residential growth
areas). Within the Land Use Code specific land use that are suitable to the overall character of the district are
preferred land uses. Other land uses, although not specifically prohibited, require additional development
standards to achieve compatibility within the overall character of the area. This approach provides a direct link
between planning and implementation, and allows proposed changes to be considered within the context of a

community’ s long-range plan.

This approach is the “hybrid” concept that combines aspects of both traditional zoning and compatibility
standards. Character areas describe the overall “feel” of the area, while compatibility standards and design
guidelines provide for mixing of uses that promote a beneficial interaction of uses that lesson negative impacts.
Using the overall intent of a character area as a policy guide to appropriate land uses and related compatibility

standards, land uses can be integrated in a positive way.

Compatibility Standards

Because of the lack of a formalized development tool, land use in the Lumpkin County has developed purely
through market forces without regard to land use compatibility, natural resource preservation or infrastructure
planning. Although there are obvious concentration areas within the County, the predominate current
development pattern is a mixture of uses. To discourage establishing a large number of nonconforming uses,
character areas description of the “feel” of this mixed use development pattern are proposed to include both
residential and nonresidential land uses. In addition to identifying the overall character of the ares, i.e., large lot
rural land uses and small neighborhood commercial, specific performance standards have been developed, such

as access requirements, landscape design and buffer controls to lesson impact on neighboring properties.
Community Character Areas and Development Patterns

There are a variety of ways to achieve the County’s vision for the future. From an urban design standpoint, the
key isto avoid dispersed development projects that are unrelated to one another and exist in isolation at random

locations without regard to infrastructure investment or planning. Instead, by focusing appropriate development

within distinct character areas, corridors and nodes and arranging these centers within a comprehensive
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circulation system that incorporates multiple modes of transportation, the County will achieve a sustainable

development pattern that will carry them through to the year 2020.

As stated in TheV/ision for Lumpkin County, the County’s vision for the future is based on a pattern of
continued growth focused on identified development nodes, corridors and character areas that discourage urban
sprawl, inefficient use of infrastructure, and land use incompatibility. These “Community Character Areas’ are
intended to ensure compatible and unified development within specified areas of the County. The Future Land

Use Map is broken into the following Community Character Areas:

e Agricultura Preservation

*  Rural Places

*  Residential Growth Areas

» Neighborhood Village Center
»  Community Village Center

» Gateway Corridor

e Commerce Corridors

e Intensive Industrial

As described in the next section, these Community Character Areas define the overall land use characteristicsin
generalized areas of the County, such as density, land use, economic development, natural and historic

resources and types of community facilities.
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Future Land Use Categories
The Future Land Use Map is a representation of the plan's goals and policies and indicates where various types
of land uses are preferred. Character areas are grouped under the predominant types of land use type, although

all character areas allow a mixture of uses. Deoripof the County’s character areas are described below.

B Agricultural Preservation

Farming is a viable and desirable way of life within Lumpkin County. It provides jobs, contributes to the local
economy and creates demand for support business. Lumpkin County also depends on the scenic beauty created
by open pastureland, cultivated cropland, and managed woodland to attract tourists to hike on its trails, stay in
its bed and breakfasts and to buy local crafts and food products. Family farms, agricultural operations,
conservation areas, vast natural and scenic resources and a rural landscape are a large part of the community’s

identify and culture.

The preservation of the overall rural character and the preservation of the family-farming heritage are high

priorities for the citizens of the county. The intent of the Agricultural

Preservation Character Areais to preserve and reduce development pressure
Preserve
on existing conservation and agricultural uses, provide areas for future :
Family
expansion of these uses and to provide for compatibility standards to lesson Farms

the impact between non-compatible uses, especialy residential and active
agricultural uses. This character area encourages active conservation, farming, commercial agricultural uses and
very low-density large lot residential development. This character area discourages “conventional” subdivision
development, and acts as a buffer as suburban development creeps into the County’s agricultural areas. Because
of this rural orientation, it is expected that a lower level of public services and facilities be provided to lessen

development pressurein the area.

The preservation of the overall rural character and the preservation of the family-farming heritage are high
priorities for the citizens of the county. The intent of the Agricultural Preservation Character Areais to preserve
and reduce development pressure on existing conservation and agricultural uses, provide areas for future

expansion of these uses and to provide for compatibility standards to lesson the impact between non-compatible
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uses, especially residential and active agricultural uses. This character area encourages active conservation,
farming, commercial agricultural uses and very low-density large lot residential development. This character
area discourages “ conventional” subdivision development, and acts as a buffer as suburban development creeps

into the County’s agricultural areas. Because of this rural orientation, it is expected that a lower level of public

services and facilities be provided to lessen development pressure in the area.
Guiding principles.

To retain the rural character of the Agricultural Preservation Character Area, encouraged uses are
primarily agriculturally related uses and operations, and very low-density residential uses. Residential uses
within the district are intended to be primarily scattered single-family homes (site built and manufactured)
on 3 acres or greater, or compatible large lot, conservation, and equestrian oriented subdivisions.
Separations between residential and agricultural uses are required to lessen negative impacts to both farms
and residential properties. The following guiding principles are to be used as a guide during the land

development process:

* Intensive farming areas may result in odors, dust, noise or other effects that may not be compatible with
residential development. Conversely, residential development can have negative effects on agricultural uses
as more people mean more children and pets that can intrude into agricultural production. Adequate buffer
must be provided to lessen incompatible impact.

 Vast areas of sensitive natural and historic resources, including large portions of the Chattahoochee
National Forest require alower developmental impact.

» Public water and sewerage is not planned, nor are regional public faculties, thereby requiring a very small
residential population through large lot devel opment.

This area includes the northern portion of Porter Springs, the eastern and southern portions of the Shoal Creek
Planning Area, the westernmost portion of Nimblewill, the Southern portion of Cane Creek, the southern

portion of Y ahoola, Mill Creek and Wahoo.

B Summary of Residential Land use
This Land Use Plan Amendment addresses compatibility issues, by instituting compatibility standards for
residential, agricultural uses and non-residential uses and an emphasis on land use and infrastructure planning.

On the Future Land Use Map, the “Residential” category is divided into one of two character areas. Rural
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Places (low-density residential), and Residential Growth Areas (medium density residential). Densities and

minimum lot sizes are determined by whether public water and sewer are available.

Rural Places

Many areas of Lumpkin County are shifting from an agricultural base to one of

mixed residential, commercial and industrial land development. The intent ¢

the Rural Places Character Area is to provide a residential-agricultur Transition
from Rural to

community, which benefits from its scenic rural landscape with much of it . .
Residential

identity based on its agrarian past while accommodating residential growth.

order to maintain the agricultural, economic, environmental and aesthetic

benefits provide by the rural and natural landscape this character area encourages development opportunities by
means of clustering development at farmsteads and large lot homesteads, crossroad hamlets, or within large lot

conservation and master planned developments. This character area encompasses outlying areas of the county

where water and sewer lines are not planned during the current Comprehensive Plan timeframe.
Guiding Principles.
The overall character of the areais “rural” consisting of small-scale farms and low density residential on

large home sites. The following guiding principles were used in the development of this Character Area:

» Theagrarian and rural character shall be maintained as much as possible.
» Preservethisareaas atransition from active large scale agriculture to residential uses,
»  Provide opportunities for small farms and a low-density residential populationin arural setting.

Rural places are found in the outlying areas of the County, outside identified centers, portions of Niblewill,

Hightower, Cane Creek and Y ahoola, Chestatee, Frogtown, Porter Springs, Crumbly, Wahoo and Davis.

Residential Growth Area

As Lumpkin County continues to experience growth in both residential and commercial development, areas

meant for traditional subdivision and commercia growth are necessary. The

intent of this character area is to channel growth pressures to areas that are

Traditional
Subdivisions
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suitable in terms of land use patterns and infrastructure investment, and to areas that have a more “urban” feel.
Areas designated as Residential Growth Areas are located primarily within areas that are currently experiencing
urbanization and growth pressures, such as outside of City of Dahlonega and within areas that public water &
sewer and transportation investment are planned. Minimum lot size varies by type of unit and whether public

water and sewer serves the lot.

Guiding Principles

This character area encourages the development of a medium density urban population within traditional
subdivision development in order to efficiently provide infrastructure, serve expected future population
growth and to provide a variety of housing types. The following guiding principles were used in the

development of this character area:

» These areas are located outside identified centers that are experiencing a high volume of residential growth
and development pressure.

e The County will concentrate its resources and infrastructure development within this character area to
ensure efficient public investment. Public water is either planned or available in this area, although with
limited planned public sewer. The development of State approved community systemsis encouraged.

¢ Residential population is medium density in nature and primarily single-family houses, and conventional
subdivisions. Other types of housing types such as townhouses and multi-family developments are
provided for in areas that have the appropriate infrastructure (transportation access, public water and sewer)
to provide awide range of housing for current and future residents of the County.

 Due to the tourist orientation of the County, “Cottage Industries’ and small-scaled “Residential
Businesses’ add to the overall fabric of this Character area.

* Regiona level community facilities, such as parks, active recreation areas, community centers, schools,
libraries and senior centers within this Character Area are located or planned in central locations.

¢ Although this character areaisthe most “urban” in nature, sensitivity to the natural and rural character isto
be maintained as much as possible.

e« Due to a higher residential orientation and density stronger development standards such as buffers,
setbacks, access and design guidelines to assure compatibility between uses is required in this character
area.

This character area includes portions of Shola Creek, Auraria, the southern portion of Mill Creek, Chestatee and

Frogtown.

237



LUMPKIN COUNTY
COMPREHENSIVE PLAN LAND USE ELEMENT

B Commercial

The commercial category contains several use designations that, collectively, include all business activities
other than intensive industrial uses. These include offices, retail sales, services and light industrial. Commercial
activities have been designated within “village centers’ and corridors varying in intensity depending on
surrounding land use and infrastructure. Commercial areas have been identified on the Future Land Use Map in
three major character areas: Neighborhood and Historic Crossroad Village Center, Community Village Center,
Gateway Corridor and Commerce Corridor. Non-residential development is also permissible in certain areas as
part of master planned mixed-use developments, and within differencing intensities within the overall character
districts. Non-residential areas have been developed in centers and corridors at appropriate locations to avoid

“retail creep.”

The table on the following pageis a brief description of each commercial character area.
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Commercial Character Areas

Commercial Type I Description Intensity of Use I Character Area

Neighborhood
Village

Small-scaled convenienceVery small-scaled retail to All  character areas
stores and servicesserve adjacent area. Ndocated at designated
designed to serve dailybusinesses shall be overntersection nodes that are

local needs, located30,000 square feet. Shopprimarily rural in
primarily at historic are primarily in the range character and/or
crossroad and junctionsof 3,000 to 6,000 squaresurrounding by low-

within the county. feet. density residentia and

agricultural development.

Community Village Mixed use commercial “Main Street” style retail Residential Growth—
and office uses designed within planned located at intersection
to serve several  developments, small nodes  that provide
neighborhoods. Regional  employment generators. sufficient  transportation

scaled retail, services and
employment centers.
Regional public facilities
such as schoals, parks &
libraries. Integrated
housing encouraged

access and buffering.

Commerce Corridor Large scaled commercial, Larger land uses, major Major transportation
intensive  office, light employment centers and corridors that provide
industrial,  distribution, = auto oriented retail. good access;, increased
and maor employment buffering between other
generators. “park uses.
development” is
preferred.

Gateway Corridor Large scaled commercial, Major employment = Development located

office, high technology
and distribution uses that
are designed to present a

generations and planned
centers.

along major roadways and
traffic corridors leading
into the County.

unified image along major
corridors of the county.

Neighborhood Village Center

Neighborhood Village Centers are places where small-scaled commercial uses, such as a bank, grocery store,
drug store, cleaner, and gas station, are arranged in a village-like setting that might include a neighborhood park
or elementary school. Neighborhood centers are located throughout the county at major crossroad areas, and
have developed over the years to serve local needs. These areas are typically rural in character and tend to

attract residents who desire single-family homes on large lots. Thus, a neighborhood center is envisioned as a
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compact assortment of convenienméented retail stores and services to
The

address the demands of adjacent residents in less urbanized parts of the .

neighborhood
county, focusing on historic or natural resources of the area. Adaptive re-use bUt Ch er b ak er

1 1

of historic structures and buildings is encouraged as afocal point. candlestick
From an urban design perspective, sidewalks and linkages are important maker

circulation features, but even more important is the scale of the roads that
serve these areas. Given its small scale and often pastoral nature, a neighborhood center would be overwhel med
by wide thoroughfares carrying high-speed traffic and instead should rely on more modestly scaled roadways

and tree-lined streets.

Neighborhood Village Centers have been identified in Frogtown at Garnett Bridge and Shoffret Road, in Porter

Springs at Cavender Creek Road with Rail Hill Road.

Community Village Center

Typically located at the convergence of major transportation corridors, Commercial Village Centers are

envisioned as places where a compatible mixture of higher intensity of uses, such as larger scaled shopping

centers, professional office and services. Mixed-use developments that combine

residential, commercial, service and recreational uses integrated and linked
The place O | together by a comprehensive circulation system are encouraged in these nodes.

gO for a” your Community village centers include shopping and service facilities that offer a
family’s
needs

wide variety of goods and services, including both convenience goods for

neighborhood residents and shopping goods for a market area consisting of

several neighborhoods. Whereas someone might live near a neighborhood village
center but work outside the county, the commercial village concept includes a variety of housing options,
employment opportunities, businesses, office, retail shops, services, well-placed parks, plazas and open spaces

that create a community where it is possible to live, work and play.
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These land use components coexist as part of a collective approach to creating communities that are safe,
attractive, and convenient for pedestrians and motorists alike. Buildings should be designed to conform to
architectural standards and oriented in close proximity to each other to facilitate walking instead of driving.
Natural and historic resources within community village centers should be enhanced and preserved as a means
of defining a distinct identity or sense of place. Community facilities such as schools, branch libraries, and
government services, serve as anchors for community village centers and help to create identity. Access is
provided through a comprehensive system of streets, sidewalks and greenways that intersect at key locations

and connect residential areas to commercial uses.
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Commerce Corridor

Commerce Centers are envisioned as destinations for expanded inters
trade opportunities that accommodate higher densities in order to create
synergy between retail, office, industry and other commercial uses. Le AutO Driven
pedestrian oriented than Neighborhood or Community Villages, Commerd Power
Centers are dependent upon access not only to transportation networks, Sh0pp|ng

also to technology and communication infrastructures. Similarly, thd

provision of adequate public services in the form of water, sewer, and power

are critical to the functionality of these areas.

Under normal circumstances, major commercial uses and employment generators may place heavy demands on
public facilities or cause significant impacts on the environment. The industrial uses allowed in the county are
not intended to create such problems or demands. The intent of the Commerce Corridor designation is to
provide a variety of tracts for heavy commercial uses, light industrial and employment uses that are limited to
office and business parks, large scale commercial, office-warehouse centers, distribution/service, light
industrial, high-technology and researching, wholesaling companies and similar businesses that have no
significant impacts on the environment. Because of the intensity of use and its potential relationship to
residential uses, heavy industrial and manufacturing is prohibited in this character area. When located at the
perimeter of a Future Land Use Map Commerce Corridor area, uses that are lower in intensity and scale to

ensure minimal impact to adjacent properties is required.

From an urban design standpoint, the most critical element in creating a visually appealing Commerce Corridor
is the enforcement of appropriate development standards to ensure adequate site plans and landscaping. Buffers
are critical between incompatible uses and guidelines that address signage an